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LAND USE 
Primarily a Residential Community That 

Businesses, and Visitors, with a 

Introduction 

Consistent with state law, the land use element provides guidance regarding the ultimate pattern of 
development for Newport Beach at build-out. As such, it is based on and correlates the policies from 
all elements into a set of coherent development policies, which serve as the central organizing element 

 
Newport Beach Pier in the 1920s  Pier in 1921 
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for the General Plan as a whole. Policies for the conservation of natural resources and protection of 
residents and businesses from the risks of hazards are reflected in the distribution and densities of 
uses. The quantity and location of uses are linked to the City’s objectives for economic development, 
jobs generation, and fiscal balance, as well as intentions for urban from and community character. 
Their capacities are, in turn, correlated with the provision of adequate housing and services to meet 
the needs of its resident population and transportation, parking, and utility infrastructure that support 
residents, employees, and visitors. Implicitly, the Land Use Element serves as the final arbiter on how 
the City of Newport Beach shall evolve and mature over the next 20 years. Its policies are directly 
correlated and supported by those in all other General Plan elements. 

Cumulatively, the land use element’s policies directly affect the establishment and maintenance of the 
neighborhoods, districts, corridors, and open spaces that distinguish and contribute to Newport 
Beach’s livability, vitality, and image. Policies for the development of individual parcels are inseparable 

from those that address how they will fit together to create places that are valued by the City’s 
residents—safe and attractive neighborhoods, walkable and active commercial districts, and hillsides, 
beaches, water, and open spaces that provide recreation and respite from an active lifestyle. 

As Newport Beach is almost fully developed, the land use element focuses on how population and 
employment growth can be accommodated and still preserve its distinguishing and valued qualities. It 
recognizes that most of the City will be conserved with its existing pattern of uses and establishes 
policies for their protection and long term maintenance. It recognizes that there are limited areas of 
the City that are not achieving their full potential and establishes strategies for their enhancement and 

ELEMENT 
Balances the Needs of Residents, 
Conservative Growth Strategy 

Newport Beach in the twenty-first century 
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revitalization. It also recognizes the evolving needs of the marketplace and considerable pressures for 
population growth in the region and proposes creative strategies for the re-use of land to provide 
opportunities for new housing that will complement and enhance Newport Beach’s character and 
livability. 

These strategies are carefully considered in context of community objectives for the provision of an 
efficient transportation system that minimizes congestion for residents, employees, and visitors. At 
the same time, it recognizes the needs to balance mobility objectives with priorities of Newport 
Beach’s residents for the character of its neighborhoods and commercial districts and corridors. 

Our Starting Point—Newport Beach’s Existing Land Uses 

Newport Beach has a unique physical setting with many visual, recreational, and environmental 
resources that has influenced the type and form of land uses within the community. The majority of 
the community is fully developed with a diverse mixture of residential, institutional, commercial, 
industrial, and recreational and open space uses. 

Residential uses represent the largest portion of land uses within the City, characterized by many 
distinct neighborhoods. Older communities were first developed along the coast line including the 
Peninsula, West Newport, Balboa Island, and Lido Isle. This early housing is characterized by a 
diversity of multi-family, single-family and mixed-use housing located within proximity of commercial 
and visitors serving uses. As development spread further inland and proceeded north and east, the 
residential pattern changed, becoming more suburban in character and characterized by single-family 
ranch style homes on larger lots. While single-family attached and detached homes comprise the 
majority of housing in the community, the City contains many multi-family homes including 
condominiums, apartments, duplex, triplex, and fourplex units. These are located in older 
neighborhoods along the beaches including West Newport, Balboa Peninsula, Balboa Island, and 
Corona del Mar as well as in the northern portions of the community such as Bonita Canyon Village, 
and Newport Center. Mobile homes are found along Coast Highway in West Newport, west of 
Newport Dunes and near the Newport Pier. 

A variety of retail uses are located throughout Newport Beach including neighborhood shopping 
centers, commercial strips and villages and shopping centers. The largest retail center in the City is 
Fashion Island, a regional attraction that is framed by a mixture of office, entertainment, and 
residential uses. Newport Beach also has many neighborhood shopping centers that service nearby 
residential neighborhoods with convenience goods. Many of the older commercial villages located 
along the coast and harbor include specialty shops, entertainment, and marine uses that serve nearby 
residents and visitors. These retail villages are located within Balboa Island, Balboa Village, Cannery 
Village, McFadden Square, and Corona del Mar. 

Much of the City’s office space is located in Newport Center and the Airport Area. Newport Center is 
an area of both high and low-rise offices surrounding the Fashion Island retail area. The Airport Area 
encompasses the properties abutting and east of John Wayne Airport (JWA) and is in close proximity 
to the Irvine Business Complex and University of California, Irvine. This area includes a mixture of 
low, medium, and high rise office uses as well as research and development and high technology 
businesses. 
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Industrial uses are primarily located within the West Newport Mesa area east of Banning Ranch. A 
variety of industrial, manufacturing, and supporting retail uses are located within this area. Research 
and development uses are clustered in the Airport Area. Government, educational and institutional 
uses include the City hall, schools, libraries, museums, and religious uses. 

The City has approximately 278 acres of developed parks. Newport Beach’s parklands range in size 
from mini-parks such as the Lower Bay Park to the 39-acre Bonita Canyon Sports Park. Additionally, 
bikeways, jogging trails, pedestrian trails, recreation trails, and regional equestrian trails are also 
available in Newport Beach. Numerous open space areas are located within the community, including 
water front areas such as beaches, Newport Bay, and Newport Harbor. There are also numerous 
undeveloped areas supporting natural habitats and sensitive biological resources including Banning 
Ranch, Irvine Coast Marine Life Refuge, Coyote Canyon, Bonita Canyon Creek Watershed, Upper 
Newport Bay State Marine Park (formally Ecological Reserve) and Upper Newport Bay Nature 
Preserve. Other resources include the City’s many undeveloped canyons and hillsides located primarily 
in the Newport Coast area. 

Goals and Policies 

Role and Character of Newport Beach (“Who We Are”) 

Goal 

LU 1 
A unique residential community with diverse coastal and upland neighborhoods, which values its 
colorful past, high quality of life, and community bonds, and balances the needs of residents, 
businesses, and visitors through the recognition that Newport Beach is primarily a residential 
community. 

Policy 

LU 1.1 Unique Environment 

Maintain and enhance the beneficial and unique character of the different 
neighborhoods, business districts, and harbor that together identify Newport 
Beach. Locate and design development to reflect Newport Beach’s topography, 
architectural diversity, and view sheds. (Imp 1.1) 

LU 1.2 Citywide Identity 

While recognizing the qualities that uniquely define its neighborhoods and 
districts, promote the identity of the entire City that differentiates it as a special 
place within the Southern California region. (Imp 1.1) 
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LU 1.3 Natural Resources 

Protect the natural setting that contributes to the character and identify of 
Newport Beach and the sense of place it provides for its residents and visitors. 
Preserve open space resources, beaches, harbor, parks, bluffs, preserves, and 
estuaries as visual, recreational and habitat resources. (Imp 1.1) 

LU 1.4 Growth Management 

Implement a conservative growth strategy that enhances the quality of life of 
residents and balances the needs of all constituencies with the preservation of 
open space and natural resources. (Imp 1.1, 10.2) 

LU 1.5 Economic Health 

Encourage a local economy that provides adequate commercial, office, industrial 
and marine-oriented opportunities that provide employment and revenue to 
support high quality community services. (Imp 1.1, 24.1) 

LU 1.6 Public Views 

Protect and, where feasible, enhance significant scenic and visual resources that 
include open space, mountains, canyons, ridges, ocean, and harbor from public 
vantage points. (Imp 1.1) 

Uses to Be Accommodated (“What Uses Contribute to Our Community?”) 

Goal 

LU 2 
A living, active, and diverse environment that complements all lifestyles and enhances neighborhoods, 
without compromising the valued resources that make Newport Beach unique. It contains a diversity 
of uses that support the needs of residents, sustain and enhance the economy, provide job 
opportunities, serve visitors that enjoy the City’s diverse recreational amenities, and protect its 
important environmental setting, resources, and quality of life. 

Policies 

LU 2.1 Resident Serving Land Uses 

Accommodate uses that support the needs of Newport Beach’s residents 
including housing, retail, services, employment, recreation, education, culture, 
entertainment, civic engagement, and social and spiritual activity that are in 
balance with community natural resources, and open spaces. (Imp 1.1, 2.1) 

LU 2.2 Sustainable and Complete Community 

Emphasize the development of uses that enable Newport Beach to continue as 
a self-sustaining community and minimize the need for residents to travel 
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outside of the community for retail goods and services, and employment. (Imp 
1.1, 24.1) 

LU 2.3 Range of Residential Choices 

Provide opportunities for the development of residential units that respond to 
community and regional needs in terms of density, size, location, and cost. 
Implement goals, policies, programs, and objectives identified within the City’s 
Housing Element. (Imp 1.1, 8.1, 25.1) 

  

  
Bonita Canyon, Balboa Island, Cannery Village, and Newport Center residential neighborhoods 

LU 2.4 Economic Development 

Accommodate uses that maintain or enhance Newport Beach’s fiscal health and 
account for market demands, while maintaining and improving the quality of life 
for current and future residents. (Imp 1.1, 24.1) 

  
Fashion Island Neighborhood Commercial 
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Balboa Village Koll Center 

LU 2.5 Harbor and Waterfront Uses 

Preserve the uses of the Harbor and the waterfront that contribute to the charm 
and character of Newport Beach and provide needed support for recreational 
and commercial boaters, visitors, and residents, with appropriate regulations 
necessary to protect the interests of all users as well as adjoining residents. (Imp 
1.1, 2.5, 5.1, 21.4, 24.1) 

LU 2.6 Visitor Serving Uses 

Provide uses that serve visitors to Newport Beach’s ocean, harbor, open spaces, 
and other recreational assets, while integrating them to protect neighborhoods 
and residents. (Imp 1.1, 2.1, 5.1, 24.1) 

LU 2.7 Oil and Gas Facilities 

Prohibit the construction of new onshore oil processing, refining or 
transportation facilities, including facilities designed to transport oil from 
offshore tracts, with the exceptions of slant drilling from onshore oil fields or 
for the consolidation and more efficient production of wells should Banning 
Ranch be annexed to the City. (Imp 2.1, 5.1) 

LU 2.8 Adequate Infrastructure 

Accommodate the types, densities, and mix of land uses that can be adequately 
supported by transportation and utility infrastructure (water, sewer, storm 
drainage, energy, and so on) and public services (schools, parks, libraries, 
seniors, youth, police, fire, and so on). (Imp 1.1, 10.2, 11.1) 

Organization and Form of Uses (“How Are Land Uses Distributed?”) 

Goal 

LU 3 
A development pattern that retains and complements the City’s residential neighborhoods, 
commercial and industrial districts, open spaces, and natural environment. 
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Policies 

LU 3.1 Neighborhoods, Districts, Corridors, and Open Spaces 

Maintain Newport Beach’s pattern of residential neighborhoods, business and 
employment districts, commercial centers, corridors, and harbor and ocean 
districts. (Imp 1.1) 

LU 3.2 Growth and Change 

Enhance existing neighborhoods, districts, and corridors, allowing for re-use 
and infill with uses that are complementary in type, form, scale, and character. 
Changes in use and/or density/intensity should be considered only in those 
areas that are economically underperforming, are necessary to accommodate 
Newport Beach’s share of projected regional population growth, improve the 
relationship and reduce commuting distance between home and jobs, or 
enhance the values that distinguish Newport Beach as a special place to live for 
its residents. The scale of growth and new development shall be coordinated 
with the provision of adequate infrastructure and public services, including 
standards for acceptable traffic level of service. (Imp 1.1, 2.1, 5.1, 10.2, 16.2, 16.3, 
17.1, 18.1, 19.1, 22.1, 23.1, 23.2) 

LU 3.3 Opportunities for Change 

Provide opportunities for improved development and enhanced environments 
for residents in the following districts and corridors, as specified in Polices 6.3.1 
through 6.22.7: 
■ West Newport: consolidation of retail and visitor-serving commercial uses, 

with remaining areas developed for residential units 
■ West Newport Mesa: re-use of underperforming commercial and industrial 

properties for offices and other uses that support Hoag Hospital’s medical 
activities, improvement of remaining industrial properties adjoining the City 
of Costa Mesa, accommodation of non-water marine-related industries, and 
development of residential in proximity to jobs and services 

■ Santa Ana Heights: use of properties consistent with the adopted Specific 
Plan and Redevelopment Plan 

■ John Wayne Airport Area: re-use of underperforming industrial and office 
properties and development of cohesive residential neighborhoods in 
proximity to jobs and services 

■ Fashion Island/Newport Center: expanded retail uses and hotel rooms 
and development of residential in proximity to jobs and services, while 
limiting increases in office development 

■ Balboa Peninsula: more efficient patterns of use that consolidate the 
Peninsula’s visitor-serving and mixed uses within the core commercial 
districts; encourage marine-related uses especially along the bay front; 
integrate residential with retail and visitor-serving uses in Lido Village, 
McFadden Square, Balboa Village, and along portions of the Harbor 
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frontage; re-use interior parcels in Cannery Village for residential and limited 
mixed-use and live/work buildings; and redevelop underperforming 
properties outside of the core commercial districts along the Balboa 
Boulevard corridor for residential. Infill development shall be designed and 
sited to preserve the historical and architectural fabric of these districts 

■ Mariners’ Mile: re-use of underperforming properties for retail, visitor-
serving, and marine-related uses, integrated with residential 

■ Corona del Mar: enhancement of public improvements and parking (Imp 1.1, 
2.1, 5.1) 

LU 3.4 Banning Ranch 

Prioritize the acquisition of Banning Ranch as an open space amenity for the 
community and region, consolidating oil operations, enhancing wetland and 
other habitats, and providing parkland amenities to serve nearby neighborhoods. 
If the property cannot be acquired within a time period and pursuant to terms 
agreed to by the City and property owner, allow for the development of a 
compact residential village that preserves the majority of the site as open space 
and restores critical habitat in accordance with Policies 6.3.1 through 6.5.5. (Imp 
1.1, 2.1, 5.1, 14.7, 14.11) 

LU 3.5 Coastal-Dependent and Related Businesses 

Design and site new development to avoid impacts to existing coastal dependent 
and coastal-related developments. When reviewing proposals for land use 
changes, give full consideration to the impact on coastal-dependent and coastal-
related land uses, including not only the proposed change on the subject 
property, but also the potential to limit existing coastal-dependent and coastal-
related land uses on adjacent properties. (Imp 2.1, 5.1, 7.1) 

LU 3.6 Waterfront Access 

Use public beaches for public recreational uses and prohibit uses on beaches 
that interfere with public access and enjoyment of coastal resources. Encourage 
the expansion and improvement of access to the waterfront and water-uses that 
provide important links to waterfront uses such as beaches, launching facilities, 
public docks, and other similar public water area uses. (Imp 1.1, 5.1) 

LU 3.7 Natural Resource or Hazardous Areas 

Require that new development is located and designed to protect areas with high 
natural resource value and protect residents and visitors from threats to life or 
property. (Imp 2.1, 6.1) 

LU 3.8 Project Entitlement Review with Airport Land Use Commission 

Refer the adoption or amendment of the General Plan, Zoning Code, specific 
plans and Planned Community texts for land within the John Wayne Airport 
planning area, as established in the JWA Airport Environs Land Use Plan 
(AELUP), to the Airport Land Use Commission (ALUC) for Orange County 
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for review, as required by Section 21676 of the California Public Utilities Code. 
In addition, refer all development projects that include buildings with a height 
greater than 200 feet above ground level to the ALUC for review. (Imp 14.3) 

Land Use Diagram 

Goal 

LU 4 
Management of growth and change to protect and enhance the livability of neighborhoods and 
achieve distinct and economically vital business and employment districts, which are correlated with 
supporting infrastructure and public services, and sustain Newport Beach’s natural setting. 

Policies 

LU 4.1 Land Use Diagram 

Accommodate land use development consistent with the Land Use Plan. 
Figure LU1 depicts the general distribution of uses throughout the City and 
Figure LU2 through Figure LU15 depict specific use categories for each parcel 
within defined Statistical Areas. Table LU1 (Land Use Plan Categories) specifies 
the primary land use categories, types of uses, and, for certain categories, the 
densities/intensities to be permitted. The permitted densities/intensities or 
amount of development, for land use categories for which this is not included in 
Table LU1, are specified on the Land Use Plan, Figure LU4 through 
Figure LU15. These are intended to convey maximum and, in some cases, 
minimums that may be permitted on any parcel within the designation or as 
otherwise specified by Table LU2 (Anomaly Locations). 

The density/intensity ranges are calculated based on actual land area, actual 
number of dwelling units in fully developed residential areas, and development 
potential in areas where the General Plan allows additional development. 

To determine the permissible development the user should: 
a. Identify the parcel and the applicable land use designation on the Land Use 

Plan, Figure LU4 through Figure LU15 
b. Refer to Figure LU4 through Figure LU15 and Table LU1 to identify the 

permitted uses and permitted density or intensity or amount of development 
for the land use classification. Where densities/intensities are applicable, the 
maximum amount of development shall be determined by multiplying the 
area of the parcel by the density/intensity. 

c. For anomalies identified on the Land Use Map by a symbol, refer to 
Table LU2 to determine the precise development limits. 

d. For residential development in the Airport Area., refer to the policies 
prescribed by the Land Use Element that define how development may 
occur. (Imp 2.1, 5.1, 10.2) 



 
Table LU1 Land Use Plan Categories 

Land Use Category Uses Density/ Intensity 

RESIDENTIAL NEIGHBORHOODS 
SINGLE UNIT RESIDENTIAL  
 Single Unit Residential 

Detached—RS-D  
The RS-D category applies to a range of detached single-
family residential dwelling units on a single legal lot and 
does not include condominiums or cooperative housing. 

Not applicable 

 Single Unit Residential 
Attached—RS-A 

The RS-A category applies to a range of attached single-
family residential dwelling units on a single legal lot and 
does not include condominiums or cooperative housing. 

Not applicable 

TWO  UNIT  
RESIDENTIAL—RT

The RT category applies to a range of two family 
residential dwelling units such as duplexes and 
townhomes. 

Not applicable 

MULTIPLE RESIDENTIAL  
 Multiple Residential—RM The RM designation is intended to provide primarily for 

multi-family residential development containing attached 
or detached dwelling units. 

Units per acre or cumulative 
amount of development as 
specified on the Land Use 
Figures 

 Multiple Residential 
Detached—RM-D 

The RM-D designation is intended to provide primarily for 
multi-family residential development exclusively containing 
detached dwelling units. 

Units per acre or cumulative 
amount of development as 
specified on the Land Use 
Figures 

COMMERCIAL DISTRICTS AND CORRIDORS 
NEIGHBORHOOD 
COMMERCIAL—CN

The CN designation is intended to provide for a limited 
range of retail and service uses developed in one or more 
distinct centers oriented to primarily serve the needs of 
and maintain compatibility with residential uses in the 
immediate area. 

Floor area to land area ratio or 
cumulative development 
indicated on Land Use Plan. 

CORRIDOR 
COMMERCIAL—CC 

The CC designation is intended to provide a range of 
neighborhood-serving retail and service uses along street 
frontages that are located and designed to foster 
pedestrian activity. 

Floor to land area ratio or 
cumulative development 
indicated on Land Use Plan. 

GENERAL COMMERCIAL—
CG 

The CG designation is intended to provide for a wide 
variety of commercial activities oriented primarily to serve 
citywide or regional needs. 

Floor area to land area ratio or 
cumulative development 
indicated on Land Use Plan. 

RECREATIONAL AND 
MARINE COMMERCIAL—
CM

The CM designation is intended to provide for commercial 
development on or near the bay in a manner that will 
encourage the continuation of coastal-dependent and 
coastal-related uses, maintain the marine theme and 
character, encourage mutually supportive businesses, 
encourage visitor-serving and recreational uses, and 
encourage physical and visual access to the bay on 
waterfront commercial and industrial building sites on or 
near the bay. 

Floor area to land area ratio or 
cumulative development 
indicated on Land Use Plan. 

VISITOR SERVING 
COMMERCIAL—CV

The CV designation is intended to provide for 
accommodations, goods, and services intended to 
primarily serve visitors to the City of Newport Beach. 

Floor area to land area ratio or 
cumulative development 
indicated on Land Use Plan. 



Table LU1 Land Use Plan Categories 
Land Use Category Uses Density/ Intensity 

REGIONAL 
COMMERCIAL—CR

The CR designation is intended to provide retail, 
entertainment, service, and supporting uses that serve 
local and regional residents. Typically, these are 
integrated into a multi-tenant development that contains 
one or more “anchor” uses to attract customers. 
Automobile sales, repair, and service facilities, 
professional offices, single-destination, and other 
highway-oriented uses are not permitted. 

As specified by Table LU2 

COMMERCIAL OFFICE DISTRICTS 
GENERAL COMMERCIAL 
OFFICE—CO-G

The CO-G designation is intended to provide for 
administrative, professional, and medical offices with 
limited accessory retail and service uses. Hotels, motels, 
and convalescent hospitals are not permitted. 

Floor area to land area ratio or 
cumulative development 
indicated on Land Use Plan. 

MEDICAL COMMERCIAL 
OFFICE—CO-M

The CO-M designation is intended to provide primarily for 
medical-related offices, other professional offices, retail, 
short-term convalescent and long-term care facilities, 
research labs, and similar uses. 

Floor area to land area ratio of 
0.75, except as specified on the 
Land Use Plan. 

REGIONAL COMMERCIAL 
OFFICE—CO-R

The CO-R designation is intended to provide for 
administrative and professional offices that serve local 
and regional markets, with limited accessory retail, 
financial, service, and entertainment uses. 

As specified by Table LU2 

INDUSTRIAL DISTRICTS 
GENERAL INDUSTRIAL—IG The IG designation is intended to provide for a wide range 

of moderate to low intensity industrial uses, such as light 
manufacturing and research and development, and limited 
ancillary commercial and office uses. 

Floor area to land area ratio of 
0.75, except as specified on the 
Land Use Plan. 

AIRPORT SUPPORTING DISTRICTS 
AIRPORT OFFICE AND 
SUPPORTING USES—AO 

The AO designation is intended to provide for the 
development of properties adjoining the John Wayne 
Airport for uses that support or benefit from airport 
operations. These may include professional offices, 
aviation retail, automobile rental, sales, and service, 
hotels, and ancillary retail, restaurant, and service uses. 

Floor area to land area ratio of 
0.5, except for warehousing 
which may be developed at a 
floor area to land ratio of 0.75. 

MIXED-USE DISTRICTS 
MIXED USE VERTICAL—
MU-V

The MU-V designation is intended to provide for the 
development of properties for mixed-use structures that 
vertically integrate housing with retail uses including 
retail, office, restaurant, and similar nonresidential uses. 
For mixed-use structures, commercial uses characterized 
by noise, vibration, odors, or other activities that would 
adversely impact on-site residential units are prohibited. 
Sites may also be developed exclusively for retail or office 
uses in accordance with the CN, CC, CG, or CO-G 
designations. 

Mixed-Use buildings: floor area 
to land ratio of 1.5; where a 
minimum floor area to land ratio 
of 0.35 and maximum of 0.7 
shall be used for nonresidential 
purposes and a maximum of  for 
residential. 
Nonresidential buildings: floor 
area to land area ratio of 0.75. 
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Table LU1 Land Use Plan Categories 
Land Use Category Uses Density/ Intensity 

MIXED-USE HORIZONTAL—
MU-H

The MU-H designation is intended to provide for the development of areas for a horizontally 
distributed mix of uses, which may include general or neighborhood commercial, commercial 
offices, multi-family residential, visitor-serving and marine-related uses, and/or buildings that 
vertically integrate residential with commercial uses. 

 Mixed-Use Horizontal 1—
MU-H1 

The MU-H1 designation provides for a horizontal 
intermixing of uses. 
For properties located on the inland side of Coast 
Highway in the Mariners’ Mile Corridor, (a) the Coast 
Highway frontages shall be developed for marine-related 
and highway-oriented general commercial uses in 
accordance with CM and CG designations; and 
(b) portions of properties to the rear of the commercial 
frontage may be developed for free-standing 
neighborhood-serving retail, multi-family residential units, 
or mixed-use buildings that integrate residential with retail 
uses on the ground floor in accordance with the CN, RM , 
CV, or MU-V designations respectively. 
Properties located in the Dover Drive/Westcliff Drive 
area may also be developed for professional offices or 
mixed-use buildings that integrate residential with retail or 
office uses on the ground floor in accordance with the CO 
and MU-V designations respectively. 

Commercial or Office only: 
floor area to land ratio of 0.5. 
Multi-Family Residential only: 
20.1–26.7 units per acre. 
Mixed-Use Buildings: floor area 
to land ratio of 1.5; where a 
minimum floor area to land ratio 
of 0.25 and maximum of 0.5 
shall be used for nonresidential 
purposes and a maximum of 1.0 
for residential. 

 Mixed-Use Horizontal 2—
MU-H2 

The MU-H2 designation applies to properties located in 
the Airport Area. It provides for a horizontal intermixing of 
uses that may include regional commercial office, multi-
family residential, vertical mixed-use buildings, industrial, 
hotel rooms, and ancillary neighborhood commercial uses. 

Residential: maximum of 2,200 
units as replacement of existing 
office, retail, and/or industrial 
uses at a maximum density of 50 
units per adjusted gross acre, of 
which a maximum of 550 units 
may be developed as infill. 
Nonresidential Uses: as 
defined by Table LU2 

 Mixed-Use Horizontal 3—
MU-H3 

The MU-H3 designation applies to properties located in 
Newport Center. It provides for the horizontal intermixing 
of regional commercial office, hotel, multi-family 
residential and ancillary commercial uses. Within the 
Tennis Club, residential uses may be developed as single-
family units. 

Residential: maximum of 450 
units 
Hotel: 65 rooms in addition to 
those specified in Table LU2 
Other: Nonresidential: As 
specified by Table LU2 
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Table LU1 Land Use Plan Categories 
Land Use Category Uses Density/ Intensity 

 Mixed-Use Horizontal 4—
MU-H4 

The MU-H4 designation applies to properties where it is 
the intent to establish the character of a distinct and 
cohesively developed district or neighborhood containing 
multi-family residential with clusters of mixed-use and/or 
commercial buildings in such locations as the interior 
parcels of Cannery Village and 15  Street on Balboa 
Peninsula

th

. Permitted uses include (a) Multi-Family 
Residential, (b) General or Neighborhood Commercial, 
and/or (c) Mixed-Use structures, where the ground floor 
shall be restricted to nonresidential uses along the street 
frontage such as retail sales and restaurants and the rear 
and upper floors used for residential including seniors 
units and overnight accommodations (comparable to 
MU-V). Mixed-use or commercial buildings shall be 
required on parcels at street intersections and are 
permissible, but not required, on other parcels. 

Mixed-Use Buildings: floor area 
to land area ratio of 1.5, where a 
minimum floor area to land area 
ratio of 0.25 and maximum 0.5 
shall be used for retail uses and 
maximum of 1.0 for residential. 
Commercial only: floor area to 
land area ratio of 0.5. 
Multi-Family Residential only: 
20.1–26.7 units per net acre. 

MIXED-USE WATER 
RELATED—MU-W

The MU-W designation is intended to provide for commercial development on or near the bay 
in a manner that will encourage the continuation of coastal-dependent and coastal-related 
uses in accordance with the Recreational and Marine Commercial (CM) designation, as well 
as allow for the integrated development of residential. 

 Mixed-Use Water 1—
MU-W1 

The MU-W1 designation is applied to waterfront locations 
along the Mariners’ Mile Corridor in which marine-
related uses and residential are intermixed. Permitted 
uses include those permitted by the CM, CV, Multi-Family 
Residential (MFR), and Vertical Mixed-Use (MU-V) 
designations. A minimum of 50% of the permitted square 
footage  shall be used for the CM or CV land uses. A 
master or specific plan shall be required to ensure that the 
uses are fully integrated and impacts from their differing 
functions and activities are fully mitigated.  

Mixed-Use Buildings: floor area 
to land ratio of 1.25; where a 
minimum floor area to land ratio 
of 0.35 and maximum of 0.5 
shall be used for nonresidential 
purposes and the number of 
residential units shall not exceed 
the cumulative total for Multi-
Family Residential specified 
below. 
Commercial only: floor area to 
land area ratio of 0.5. 
Multi-Family Residential only: 
12 units per acre, with the 
number of units calculated based 
on a maximum of 50% of the 
property. 
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E r r o r !  N o  t e x t  o f  s p e c i f i e d  s t y l e  i n  d o c u m e n t .  

Table LU1 Land Use Plan Categories 
Land Use Category Uses Density/ Intensity 

 Mixed-Use Water 2—
MU-W2 

The MU-W2 designation is applied to waterfront locations 
in which marine-related uses may be intermixed with 
buildings that provide residential on the upper floors. 
Permitted uses include those permitted by the CM, CV, 
and MU-V designations. Free-standing residential shall 
not be permitted. 

Mixed-Use Buildings: floor area 
to land ratio of 1.25; where a 
minimum floor area to land ratio 
of 0.35 and maximum of 0.5 
shall be used for nonresidential 
purposes and maximum of 0.75 
for residential. 
In Lido Marina Village, the 
maximum floor area to land ratio 
shall be 1.5; where a minimum 
floor area to land ratio of 0.35 
and maximum of 0.7 shall be 
used for nonresidential purposes 
and a maximum of 0.8 for 
residential. 
Nonresidential buildings: floor 
area to land area ratio of 0.5. 

 Mixed-Use Water 3—
MU-W3 

The MU-W3 designation is applied to the Lido Peninsula 
to provide for the horizontal intermixing of recreational and 
marine-related and residential uses, in accordance with 
CM and RM designations respectively. 

Recreational and Marine 
Commercial: Commercial 
development shall occupy 30% 
of the total land area and shall 
be limited to a floor area ratio of 
0.5. 
Residential: Residential 
Development shall occupy 70% 
of the land area. One residential 
dwelling unit is allowed for each 
2,900 sf of lot area. 

PUBLIC, SEMI-PUBLIC, AND INSTITUTIONAL 
PUBLIC FACILITIES—PF The PF designation is intended to provide public facilities, 

including public schools, cultural institutions, government 
facilities, libraries, community centers, public hospitals, 
and public utilities. 

Not applicable. 

PRIVATE INSTITUTIONS—
PI

The PI designation is intended to provide for privately 
owned facilities that serve the public, including places for 
religious assembly, private schools, health care, cultural 
institutions, museums, yacht clubs, congregate homes, 
and comparable facilities. 

Floor area to land area ratio or 
cumulative development 
indicated on Land Use Plan. 
 

OPEN SPACE—OS The OS designation is intended to provide areas for a 
range of public and private uses to protect, maintain, and 
enhance the community’s natural resources. 

Open spaces may include 
incidental buildings, such as 
maintenance equipment and 
supply storage, which are not 
traditionally included in 
determining intensity limits. 
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Table LU1 Land Use Plan Categories 
Land Use Category Uses Density/ Intensity 

OPEN SPACE/ 
RESIDENTIAL VILLAGE—
OS(RV)

The OS(RV) designation is intended for the preservation 
of Banning Ranch as open space, restoration of wetlands 
and other habitats, development of a community park, and 
consolidation of oil extraction and processing facilities. 
Should the property not be acquired, the designation 
permits the development of a planned residential 
community that integrates a mix of single-family detached, 
single-family attached, two family, and/or multi-family 
residential, with supporting schools, parks, community 
services, local-serving convenience commercial uses and 
services, and open spaces. A master or specific plan is 
required to depict the uses, street and infrastructure 
improvements, open spaces, development standards, 
design guidelines, and financial plan. 

Priority: Open spaces, habitat 
restoration, and parks. 
Alternative: Maximum of 1,375 
residential units, 75,000 sf of 
retail commercial, and 75 hotel 
rooms. 

PARKS AND 
RECREATION—PR

The PR designation applies to land used or proposed for 
active public or private recreational use. Permitted uses 
include parks (both active and passive), golf courses, 
marina support facilities, aquatic facilities, tennis clubs 
and courts, private recreation, and similar facilities. 

Not applicable for public uses. 
Private uses in this category may 
include incidental buildings, such 
as maintenance equipment 
sheds, supply storage, and 
restrooms, not included in 
determining intensity limits. 
For golf courses, these uses 
may also include support 
facilities for grounds 
maintenance employees. 
Other types of buildings and 
developments are limited as 
specified in Table LU2. 

TIDELANDS AND 
SUBMERGED LANDS—TS

The TS designation is intended to address the use, 
management, and protection of tidelands and submerged 
lands of Newport Bay and the Pacific Ocean immediately 
adjacent to the City of Newport Beach. The designation is 
generally not applied to historic tidelands and submerged 
lands that are presently filled or reclaimed. 

Not applicable. 

Calculation of floor area shall not include parking structures. 
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Table LU2 Anomaly Locations 
Anomaly 
Number 

Statistical 
Area 

Land Use  
Designation 

Development 
Limit (sf) Development Limit (Other) Additional Information 

1 L4 MU-H2 460,095 471 Hotel Rooms (not included in 
total square footage)  

2 L4 MU-H2 1,060,146   
3 L4 CO-G 734,641   
4 L4 MU-H2 250,176   
5 L4 MU-H2 32,500   
6 L4 MU-H2 34,500   
7 L4 MU-H2 81,372   
8 L4 MU-H2 442,775   

9 L4 CG 120,000 164 Hotel Rooms (included in 
total square footage)  

10 L4 MU-H2 31,362 349 Hotel Rooms (not included in 
total square footage)  

11 L4 CG 11,950   
12 L4 MU-H2 457,880   
13 L4 CO-G 288,264   
14 L4 CO-G/MU-H2  860,884   
15 L4 MU-H2 228,214   
16 L4 CO-G 344,231   

17 L4 MU-H2 33,292 304 Hotel Rooms (not included in 
total square footage)  

18 L4 CG 225,280   
19 L4 CG 228,530   

21 J6 CO-G 687,000  Office: 660,000 sf 
Retail: 27,000 sf 

  CV  300 Hotel Rooms  

22 J6 CO-G 70,000  Restaurant: 8000 sf, or 
Office: 70,000 sf  

23 K2 PR 15,000   
24 L3 IG 89,624   
25 L3 PI 84,585   
26 L3 IG 33,940   
27 L3 IG 86,000   
28 L3 IG 110,600   
29 L3 CG 47,500   
30 M6 CG 54,000   
31 L2 PR 75,000   
32 L2 PI 34,000   

33 M3 PI 163,680  

 
Administrative Office and 
Support Facilitates: 30,000 sf 
Community Mausoleum and 
Garden Crypts: 121,680 sf 
Family Mausoleums: 
12,000 sf 



Table LU2 Anomaly Locations 
Anomaly 
Number 

Statistical 
Area 

Land Use  
Designation 

Development 
Limit (sf) Development Limit (Other) Additional Information 

34 L1 CO-R 484,348   
35 L1 CO-R 199,095   
36 L1 CO-R 227,797   

37 L1 CO-R 131,201 2,050 Theater Seats (not included 
in total square footage)  

38 L1 CO-M 443,627   
39 L1 MU-H3 408,084   

40 L1 MU-H3 1,426,634 425 Hotel Rooms (included in 
total Square Footage)  

41 L1  CO-R 327,671   
42 L1  CO-R 286,166   
43 L1 CV  611 Hotel Rooms  

44 L1 CR 1,619,525 1,700 Theater Seats (not included 
in total square footage)  

45 L1 CO-G 162,364   

46 L1 MU-H3/PR 3,725 24 Tennis Courts Residential permitted in 
accordance with MU-H3.  

47 L1 CG 105,000   
48 L1 MU-H3 337,261   
49 L1 PI 45,208   
50 L1 CG 25,000   
51 K1 PR 20,000   
52 K1 CV  479 Hotel Rooms  
53 K1 PR 567,500  See Settlement Agreement 
54 J1 CM 2,000   
55 H3 PI 119,440   

56 A3 PI 1,343,238 
 

990,349 sf Upper Campus 
577,889 sf Lower Campus 

In no event shall the total 
combined gross floor area of 
both campuses exceed the 
development limit of 
1,343,238 sq. ft. 

57 Intentionally Blank  
58 J5 PR 20,000   

59 H4 MU-W1 487,402 
157 Hotel Rooms and 144 
Dwelling Units (included in total 
square footage) 

 

60 N CV 2,660,000 2,150 Hotel Rooms (included in 
total square footage)  

61 N CV 125,000   
62 L2 CG 2,300   
63 G1 CN 66,000   
64 M3 CN 74,000   
65 M5 CN 80,000   
66 J2 CN 138,500   
67 D2 PI 20,000   



Table LU2 Anomaly Locations 
Anomaly 
Number 

Statistical 
Area 

Land Use  
Designation 

Development 
Limit (sf) Development Limit (Other) Additional Information 

68 L3 PI 71,150   
69 K2 CN 75,000   

70 D2 RM-D   Parking Structure for Bay 
Island (No Residential Units) 

71 L1 CO-G 11,630   
72 L1 CO-G 8,000   
73 A3 CO-M 350,000   
 74 L1 PR 35,000   

 

LU 4.2 Prohibition of New Residential Subdivisions 

Prohibit new residential subdivisions that would result in additional 
dwelling units unless authorized by an amendment of the General Plan 
(GPA). Lots that have been legally merged through the Subdivision Map 
Act and City Subdivision Code approvals are exempt from the GPA 
requirements and may be re-subdivided to the original underlying legal 
lots. This policy is applicable to all Single Unit, Two Unit, and Multiple 
Unit Residential land use categories. (Imp 6.1) 

LU 4.3 Transfer of Development Rights 

Permit the transfer of development rights from a property to one or 
more other properties when: 
a. The donor and receiver sites are within the same Statistical Area. 
b. The reduced density/intensity on the donor site provides benefits 

to the City such as, but not limited to, the (1) provision of 
extraordinary open space, public visual corridor(s), parking or other 
amenities; (2) preservation of an historic building or property or 
natural landscapes; (3) improvement of the area’s scale and 
development character; (4) consolidation of lots to achieve a better 
architectural design than could be achieved without lot 
consolidation; and/or (5) reduction of local vehicle trips and traffic 
congestion; 

c. The increment of growth transferred to the receiver site 
complements and is in scale with surrounding development, 
complies with community character and design policies contained 
in this Plan, and does not materially degrade local traffic conditions 
and environmental quality. 

d. Transfer of Development Rights in Newport Center is governed by 
Policy 6.14.3 (Imp 2.1, 5.1, 10.2) 
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Figure LU1 General Plan Land Use 
Pg 1—11x17 color 
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Pg 2—11x17 color 
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Figure LU2 Statistical Area Locator Map 
Pg 1—11x17 color 
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Pg 2—11x17 color 
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Figure LU3 General Plan Land Use Legend 
Pg 1—8.5x11 color 
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Figure LU4 Statistical Area Map A 
Pg 1—8.5x11 color 
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Pg 2—8.5x11 color 
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Figure LU5 Statistical Area Map B 
Pg 1—8.5x11 color 
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Pg 2—8.5x11 color 
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Figure LU6 Statistical Area Map C 
Pg 1—8.5x11 color 
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Figure LU7 Statistical Area Map D 
Pg 1—8.5x11 color 
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